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Proposal Address:   16425 SE Cougar Mountain Way 
 
Proposal Description: Request to change the zoning on a 1.56- acre site in the 

Newcastle subarea from R-3.5 (Single-Family Residential) 
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State Environmental Policy Act: Current proposal is within same scope as the previously 

approved Comprehensive Plan Amendment (CPA) and is 
relying upon the final SEPA Threshold DNS issued on 
October 4, 2018, consistent with WAC 197-11-600(4)(a) 

 
Director’s Recommendation:  Approval with Conditions 
 
 
 

_________________________________________  
Elizabeth Stead, Land Use Director 
Development Services Department 

 
 
  
 
Notice of Application:   February 22, 2018 
Notice of Recommendation:  April 4, 2019 
Public Hearing Date:      April 18, 2019 
 
 
 
For information on how to participate in a public hearing, visit the City’s Hearing Examiner’s 
Office webpage at hearingexaminer@bellevuewa.gov or call (425) 452-6934. 
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I. REQUEST 
 

The applicant, Shawn Bliss, is requesting a rezone for a 1.56-acre site to change the 
land use district designation from R-3.5 (Single-Family Residential) to R-7.5 (Single-
Family Residential).  The subject property is located at 16425 SE Cougar Mountain Way. 
 
This rezone is being requested to increase the potential density of the site to better align 
with the existing adjacent development pattern.   
 

II.  REVIEW PROCESS 
 
Rezone 
Rezones are subject to a Process III review procedure (Land Use Code 20.35.300) that 
require a quasi-judicial decision made by the City Council.  The Director makes a 
recommendation to the Hearing Examiner for approval, approval with conditions, or 
denial based on the applicable Land Use Code decision criteria.  This Staff Report 
contains the Director’s recommendation to the Hearing Examiner concerning this 
Rezone proposal and the decision criteria and decision criteria compliance are 
discussed in Section VIII of this report.   
 
The Hearing Examiner holds a public hearing and takes testimony from the public on the 
proposal. Following the public hearing, the Hearing Examiner recommends to the City 
Council approval, approval with conditions, or denial based on whether the proposal 
complies with the applicable decision criteria by a preponderance of the evidence. The 
City Council will then make a final decision based on the record established by the 
Hearing Examiner.   
 

III. SITE DESCRIPTION, CONTEXT AND ZONING 
 

A.   Site Description   
 
The subject site is approximately 1.56 acres and is within the Newcastle subarea. The 
site is located on the south side of SE Cougar Mountain Way, and is adjacent to SE 66th 
Street, a private roadway, to the east.  Cougar Ridge West Open Space borders the 
southwest property boundary of the site, while a private recreation and public storm 
drainage detention tract borders the southern boundary of the site (Albright Subdivision).  
Three existing single-family dwellings border a portion of the northern boundary of the 
property.      

    
Currently, the site is occupied by a mobile home. The remainder of the site is heavily 
vegetated with trees and shrubs.   
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Vicinity Map/Aerial Map 

 

 
 

B. Context and Zoning   
 
Land Use District/Zoning:  The property is currently within the R-3.5 (Single-Family 
Residential) land use district and is adjacent to the R-7.5 (Single-Family Residential) 
land use district to the west.  

 
The surrounding zoning and land use is as follows: 

▪ South: R-3.5 – Single-Family Residences (Albright PUD)  
▪ North: R-3.5 – Single-Family Residences and Winfield Open Space   
▪ West: R-7.5 – Single-Family Residences and Cougar Ridge West Open Space 
▪ East: R-3.5 – Single Family Residences, and  

            R-1 and R-1.8 beyond – Single-Family Estate Residences 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Site 
 

Albright Subdivision 
 

Cougar Ridge West Open Space 

 

Winfield Open 
Space 

 

Existing Mobile Home 
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Zoning Map 
 

 
 
Comprehensive Plan: This property recently received a Comprehensive Plan 
designation change from Single Family-Medium (SF-M) to Single Family-Urban 
Residential (SF-UR) in 2018.   Notice of the Red Town Comprehensive Plan 
Amendment was published in the Weekly Permit Bulletin on February 22, 2018.  The 
amendment proposal was presented to the Planning Commission during Study Session 
on April 25, 2018.  Notice of the Public Hearing before the Planning Commission was 
published in the Weekly Permit Bulletin on May 24, 2018.  A public hearing before the 
Planning Commission was held on June 13, 2018.  The Planning Commission 
completed its recommendation to the City Council at the Commission’s meeting of 
October 24, 2018.  On December 10, 2018, the City Council adopted the proposed 
amendment to the Comprehensive Plan (Ordinance 6448 attached to this staff report).  
 
While still a detached single-family density, SF-UR appropriately equates to 
approximately 7.5 units per acre for efficient land development, while retaining unique 
wetland, slope and open areas in the Newcastle Subarea landscape.  Therefore, the 
appropriate corresponding zoning designation for the property should be R-7.5. 
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Comprehensive Plan Designation 

 

 
 
 
IV. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 

1. Dimensional Requirements   
While no redevelopment is proposed or approved under this rezone 
application, the site was reviewed for conformance with the general provisions 
of the Land Use Code.  A listing of applicable Land Use Code elements for 
both the R-3.5 (existing) and R-7.5 (proposed) land use districts is provided 
below: 
 

Zoning Existing R-3.5 Proposed R-7.5 

ITEM REQUIRED/ALLOWED REQUIRED/ALLOWED 

Min. Lot Area 10,000 SF 4,700 SF 
 

Minimum Lot 
Width 

 

70 FT 50 FT 
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Minimum Lot 
Depth 

 

80 FT 80 FT 

Lot Coverage 35% 40% 

Maximum 
Impervious 

Surface 
 

45% 
 

55% 

Maximum Hard 
Surface 

Coverage 
 

75% 80% 

Building 
Setbacks 

 
Front 

Side(s) 
Rear 

 

 
 
 

20 FT 
5 FT 
25 FT 

 

 
 

 
 20 FT 
5 FT 

20 FT 
 

Building 
Height 

30 FT for a flat roof and 35 FT 
for a pitched roof  

 
Measured from average 

existing grade 
 

30 FT for a flat roof and 35 FT for 
a pitched roof 

 
Measured from average existing 

grade 
 

 
As shown in the table above, there are slight differences in the dimensional standards 
between the existing zoning designation of R-3.5 and the proposed zoning designation 
of R-7.5.  Most notable is the minimum lot size.  Due to the unique orientation of the 
parcel, it would be difficult to achieve subdivision of the property into several lots to meet 
full density potential using the existing zoning designation; however, using a smaller lot 
size afforded by the proposed zoning designation may provide a better opportunity for 
subdivision while more closely resembling the existing planned unit development (PUD) 
which exists south of the site (Albright Subdivision).  It should be noted that density 
calculations cannot be confirmed at this time due to the presence of critical areas 
(wetlands) west of the site, which would likely impact the number of lots that could be 
created with future subdivision of this property.      

 
V. TECHNICAL REVIEW 

 
A. Utility Department 
The Utilities Department technical staff confirms that there is sufficient capacity in existing 
utilities to provide service to this site, and there are no utilities related conditions regarding 
the proposed Rezone. 
 
B. Transportation Department  
The applicant is proposing to rezone this property from R-3.5 to R-7.5.  This may result 
in a few additional vehicle trips generated when the site is developed but is not expected 
to result in a significant traffic or transportation impact.  The location of the access to the 
property is not part of the rezone and will be determined when a development is 
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proposed.  The transportation review of any development proposal will include the 
incremental impacts of the rezone, and any mitigation required for the development 
proposal will mitigate potential rezone impacts as well.   

 
VI. STATE ENVIRONMENTAL POLICY ACT   

 
A non-project SEPA final threshold determination was previously issued for the site 
under the associated Comprehensive Plan Amendment, File #18-103926-AC approved 
on December 10, 2018.  The CPA amended the Comprehensive Plan designation on the 
site from R-3.5 (Single-Family Residential) to R-7.5 (Single-Family Residential). 
The Environmental Coordinator for the City of Bellevue determined at the time that the 
proposal would not result in any probable, significant adverse environmental impacts, 
therefore, a Determination of Non-significance (DNS) was issued on October 4, 2018. 
The current rezone proposal is the same proposal as was previously evaluated; there is 
no new information, regulatory changes, or changes to the proposal that would require 
additional review of potential environmental impacts.  Therefore, the SEPA 
determination of the CPA is being adopted consistent with WAC 197-11-600(4)(a).  A 
copy of the prior SEPA documentation is available for review in the project file. A project 
level environmental review will be completed during the review of any redevelopment. 

 
VII. PUBLIC NOTICE AND COMMENT 
 

Application Date:   January 31, 2018 
Notice of Application:   February 22, 2018 
Re-Notice of Application: January 17, 2019 
Public Notice Sign:   January 17, 2019 
Minimum Comment Period:   January 31, 2019 
Public Meeting:  January 29, 2019 at 6:00 p.m. at City Hall 

 
Notice of Application was initially published in the City of Bellevue’s Weekly Permit 
Bulletin and the Seattle Times on February 22, 2018 in conjunction with the associated 
Comprehensive Plan Amendment (18-103926-AC).  Notice was mailed to taxpayers and 
occupants within 500 feet of the project site.  Following approval of the associated 
comprehensive plan amendment, the project was re-noticed on January 17, 2019 and a 
two-sided Public Information Sign was installed on the project site on the same day.  A 
public meeting was held on January 29, 2019.  Only one person attended and did not 
have any specific comments regarding the rezone.  Questions were mainly focused on 
potential future development issues; however, the design of any future development and 
response to any development-related questions will be more appropriately addressed 
during the future development review process that will be required to develop or 
subdivide the property.  In addition, only one email was received from an adjacent 
neighbor which also contained questions regarding future development of the property.  
No other comments were received.  

 
VIII. DECISION CRITERIA 

 
The Director may approve, or approve with modifications, an application for a Rezone if 
the following decision criteria listed in LUC Section 20.30A.140 can be met: 

 
A. The rezone is consistent with the Comprehensive Plan: 
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The following is a summary of relevant Comprehensive Plan policies: 
  
Land Use Element Policies: 
 

Policy LU-5:  Ensure enough properly zoned land to provide for Bellevue’s share of 
the regionally adopted demand forecasts for residential, commercial, and industrial 
uses for the next 20 years. 
 
Policy LU-6:  Encourage new residential development to achieve a substantial 
portion of the maximum density allowed on the new buildable acreage.   

 
Finding:  The request to rezone to a higher density single-family residential zone is 
consistent with the Land Use Element Policies above. The rezone supports Bellevue’s 
commitment to accommodate regional growth and provide additional residential 
development. 

 
Newcastle Subarea Policies: 
 

Policy S-NC-11:  Promote infill development at a density consistent with the 
existing character of established neighborhoods.  

 
Finding:  The proposed rezone is a response to this specific policy.  Future 
development on the site as a result of this rezone will provide additional single-family 
housing units that would not be achievable under the existing land use district 
designation.  In addition, the proposed rezone will be consistent with the adjacent single-
family residential land use districts and surrounding density patterns.  

 
B. The rezone bears a substantial relation to the public health, safety, or 
welfare. 

 
Finding:  The development will not require new public facilities, as there is capacity 
within the transportation network, the utility system, and other public services such as 
fire and police to accommodate additional development.  As recommended, this rezone 
request to modify the land use district designation to R-7.5 will not permit any additional 
land uses other than those allowed on surrounding properties under the current zoning 
(single-family residential).  Future development of the property will be required to comply 
with the development standards for the R-7.5 land use district in place at the time of the 
development request. 

 
C. The rezone is warranted in order to achieve consistency with the 
Comprehensive Plan or because of a need for additional property in the proposed 
land use district classification or because the proposed zoning classification is 
appropriate for reasonable development of the subject property. 

 
Finding:  This rezone is warranted to achieve consistency with the Comprehensive Plan 
– particularly the infill policy of the Newcastle Subarea.  In addition, this rezone will also 
provide consistency with the property to the west, which is currently zoned R-7.5, as well 
as the Albright Subdivision to the south, which was processed as a Planned Unit 
Development (PUD) and closely follows the R-7.5 zoning standards.   

 
D. The rezone will not be materially detrimental to uses or property in the 
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immediate vicinity of the subject property.    

 
Finding:  The existing development on the site is limited to a single mobile home, while 
the remainder of the site is heavily vegetated.  This rezone request will provide an 
opportunity for redevelopment of the property to increase the number of single-family 
dwellings that can be built, based on the minimum lot area/size in the R-7.5 land use 
district.  Allowing for an increase in density supports the vision in both the Land Use 
element and Newcastle Subarea plan of the Comprehensive Plan, which encourages 
new residential development and infill development at a density consistent with the 
existing character of established neighborhoods.  Since the existing adjacent 
development to the south (Albright Subdivision) and development to the west are built to 
R-7.5 standards, rezoning the subject property to R-7.5 would not be materially 
detrimental to uses or property in the immediate vicinity of the subject property.  

 
E. The rezone has merit and value for the community as a whole. 

 
Finding:  Rezoning the site from R-3.5 to R-7.5 will add value to the community by 
providing additional residential infill opportunities for single-family dwellings, consistent 
with the existing character of the neighborhood, and consistent with the policies 
established in the comprehensive plan.  

 
IX. RECOMMENDATION  
 

After conducting the various administrative reviews associated with the proposal, including 
applicable Land Use consistency, SEPA and City Code & Standard compliance reviews, 
the Director does hereby RECOMMEND APPROVAL WITH CONDITIONS of the Red 
Town rezone proposal.  

 
X. CONDITION OF APPROVAL 

 
1. Authority 
Approval of this rezone does not constitute an approval of any Land Use Code 
amendments, Land Use Entitlement review, or any other ancillary permits that may be 
required for the design and construction of any proposed development on the rezone 
site.   
 
AUTHORITY: LUC 20.30A 
REVIEWER: Laurie Tyler, Land Use 
 
 

Attachments: 
Ordinance 6448 

 






















































